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ABSTRACT 
The research examines the role of lifelong learning and the increasing emphasis on 
the development of transferable key skills, which formed part of the background to 
the educational debate emanating from the Royal Institution of Chartered Surveyors 
“Agenda for Change” vision to elevate the status of the RICS qualification.   
Extensive research and consultation by the RICS culminated in a series of initiatives 
to “reinforce the integrity and expertise of the RICS qualification” (RICS, 2003) 
including a proposal to introduce a mandatory postgraduate business qualification for 
newly qualified surveyors.  The detailed proposal met with opposition from a range of 
stakeholders.  However there appeared to be significant support for the concept of 
improving the management skills of graduate surveyors.  The controversial aspects 
appeared to be the delivery methods and the definition of the appropriate content in a 
‘one size fits all’ package.   
The paper is drawn from the findings of a dissertation that examined by means of 
questionnaires to the differing stakeholder perspectives of employers, educators and 
students in one UK location, across a range of surveying professional disciplines.  
The paper provides an opportunity to explore and debate the difficulties in meeting 
the needs of a complex and wide ranging profession, whilst illustrating the importance 
of the vision of the RICS. 
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INTRODUCTION 
The then president of the RICS, Richard Lay, delivered his presidential address in 
1998 on the “Agenda for Change” which set out a vision for the future to elevate the 
status of the RICS qualification so that members would be most highly regarded in 
standards of professionalism, skills and integrity within the business world.  
Subsequently an Education Task Force consultation paper was published and then in 
1999, ‘Investing in Futures’ was presented to RICS General Council including a 
recommendation to encourage post qualification course development particularly in 
business, management and financial skills.  Whilst the RICS “Agenda for Change” 
focused predominantly on raising the status of the profession with a commitment to 
increasing the business skills of chartered surveyors, it can be placed within the wider 
context of fundamental research into higher education provision being undertaken by 
other professional organisations. 
In 2003 the Chartered Institute of Building (CIOB) commissioned a report to examine 
deficiencies in construction education, and significantly, their interim report 
concluded that: “fresh research is needed that reaches the grass roots of the problem 
by directly pursuing the opinions of employers, students and academic providers 
about their needs and requirements” (CIOB 2004, p.2).  A similar review exploring 
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the future of planning education was carried out by the Royal Town Planning Institute 
(RTPI) which included a stated aim that “The RTPI should ensure that its policies 
support and validate the development of the skills, knowledge and competencies of 
practitioners throughout their working lives.” (RTPI 2003, p.27)  
After a two year debate, the RICS Governing Council adopted a proposal for the 
introduction of a mandatory business qualification which would apply to all new 
chartered surveyors.  The proposal had a number of implications for affected 
stakeholders: undergraduate students on RICS accredited degree course were already 
having to reconcile “business subjects” with more traditional surveying modules such 
as valuation and building pathology, and would be faced with a further level of study 
on top of the Assessment of Professional Competence (APC) in order to achieve full 
MRICS status.   
Academic providers faced the challenge of both developing additional courses to fulfil 
the new requirements and/or incorporating changes to existing course curricula to 
allow exemptions from parts of the postgraduate qualification.  Meanwhile, employers 
appeared to be apprehensive about the costs and logistics of implementing a business 
qualification.  Finally at the end of 2003, amidst increasing dissent from employers, 
the RICS announced that the mandatory requirement was being postponed and a 
complete review of the proposals would take place.  
RESEARCH AIMS 
At the time of the research there were no empirical studies examining the necessity for 
a separate mandatory business qualification over and above existing educational 
programmes.  The research phase took place at the same time as these changes within 
RICS policy were being considered, from commencement when a mandatory 
qualification was expected to final write up, by which time the RICS had reconsidered 
and decided to back away from compulsion.  It had not been established whether the 
RICS initiatives would have any negative impact on new entrants to the profession i.e. 
whether recruitment would be affected, or what the financial connotations for 
stakeholders would be.  Furthermore, with the implementation of the RICS (2003) re-
consultation exercise assuming; “nothing is ruled out; nothing is ruled in” there was 
considerable scope for new heuristic research to compare the prevailing views of 
different stakeholders. 
The research strategy comprised of the following aims: 
• To focus on second and final year students on RICS accredited courses at 
Sheffield Hallam University and to explore the perception of business skills and 
their relevance and importance to study alongside the need for a new postgraduate 
business qualification. 
• To compare and contrast the perceptions of academic staff teaching on RICS 
accredited courses at Sheffield Hallam University towards the relevance and 
importance of business skills within the surveying profession, alongside the need 
for a new postgraduate business qualification. 
• To find out from local RICS employers the relevance and importance they place 
on business skills, to enquire about the perceived level of competence of their 
recent graduate entrants, and to establish their views on the need for a new 
postgraduate business qualification. 
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• To try and place this research within the wider context of educational requirements 
of other professional bodies.  
A research question was developed which asked:  Should the Royal institution of 
Chartered Surveyors (RICS) introduce a mandatory requirement for all newly 
qualified surveyors to complete a business qualification and is this supported by 
student surveyors, RICS academics and RICS employers? 
TRANSFERABLE SKILLS 
The need for graduates to acquire key business skills has found universal acceptance 
amongst higher education providers and academic regulators, certainly since the 
European commission White Paper in 1995, 'Towards a Learning Society' which 
advocated a need to align higher education with the needs of the economy and the 
Dearing Report (1997) which called for further development of key skills such as 
communication, numeracy, ICT and learning how to learn.  An increasing emphasis 
in the need to facilitate a transfer of generic common or key skills from academic 
environments to the workplace was also identified in the QAA benchmarking 
statements (QAA, 2002, p4) for Building and Surveying. 
Following the completion of the QAA assessments, the DEBS (Developing Business 
Skills in Land and Property Management Courses) project was funded by the Higher 
Education Funding Council to identify the specific business skill needs that 
surveying employers required from their graduates.  The three university partners in 
the project (De Montfort, Sheffield Hallam and University of West of England) 
found that communication and improving one's own learning were the most highly 
valued skills by employers responding to the survey.  Only 40% considered 
management skills to be important.  Numeracy and problem solving were more 
highly valued than management.  Other skills groupings that were included in the 
survey were use of ICT, marketing, the business environment, finance, investment, 
law, accounts and management of the organisation (DEBS, 2002) and these skills 
were perceived as preferred but not essential. 
The RICS Education Taskforce Report (1999) had drawn on Lay's presidential 
address and recommended that the APC incorporate an objective assessment of 
business skills.  This was seen as a way to elevate the status of the qualification to 
enable surveyors to compete in the boardroom with other business professions such 
as law and accountancy.  After a period of debate within the institution Governing 
Council introduced a mandatory business qualification to be undertaken within five 
years of achieving chartered status.  As the implementation date drew nearer, the 
levels of opposition to the scheme became more vociferous. 
The principal concerns expressed were cost, timescales and the increased burden 
placed on employers and new surveyors. Large firms complained about the increased 
cost of training and felt that they had not been properly consulted (Property Week, 
2003, p40).  Following a meeting with some major employers in October 2003, the 
RICS decided that a review of the proposals was necessary.  A new consultation 
exercise was announced in 2004 with a range of alternative options and a move away 
from the 'one size fits all' concept (RICS, 2004).  It is worth noting that the combined 
cost of the APC and a postgraduate business qualification would still be less than the 
cost of qualifying as a solicitor (upwards of £6000).  
Other professional bodies in land and property have considered the way forward in 
tackling broader skills required for their graduates with the Chartered Institute of 
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Building (CIOB) calling for universities to meet the needs of industry as well as 
equipping graduates with skills for their lifetime (CIOB, 2003, p16).  The Royal 
Town Planning Institute (RTPI, 2003) have called for planners to have a more 
structured approach to life long learning. 
Although RICS employers believe business skills and management skills are 
desirable, there are clear differences of opinion as to what these skills are and how 
and when the skills should be developed.  The mandatory business qualification was 
controversial, and the RICS backed down in order to go through a revised period of 
consultation and to merely encourage rather than impose better business skill 
development.  
DATA COLLECTION AND ANALYSIS 
After investigation of data collection techniques, it was decided that a survey using 
self administered questionnaires would be the most cost effective way of canvassing 
the research population, whilst meeting the over all aims of the research.  As Naoum 
(2003, p53) suggests questionnaires are "most suited to surveys whose purpose is clear 
enough to be explained in few paragraphs." 
Three questionnaires were prepared designed for each target group: Group A) students 
Group B) academic staff and Group C) employers, with certain common elements, 
and each questionnaire was limited to two sides of A4 consisting of mainly closed and 
multiple choice questions.  Response rates for each group varied from 70% for Group 
A - students (151 out of 217) to 38% for Group B - academics (26 out of 68) and 
finally 39% for Group C - employers (29 out of 74).  The higher response rate for the 
students was related to the method of issue and collection i.e. during lectures.  Over 
half students were within a Built Environment programme with courses that hold a 
strong technical element i.e. building surveying and quantity surveying; the remainder 
were on a Real estate programme. 
Group A Summary 
Of those on the Built Environment programme 84% felt that business skills were 
important or very important with 70% agreeing that graduates need additional 
business skills.  A similar breakdown for the Real estate sub-group found that 88% 
indicated that business skills were important or very important, whilst only 55% felt 
that graduates needed additional business skills. 
By a ratio of 2:1 all respondents said that additional business skills, if provided, 
should be within existing undergraduate courses.  Only about 1 in 5 of those 
advocating additional business skills thought that a separate postgraduate qualification 
was the way forward, but this was an acknowledgement of the need for further 
development of skills at a later date.  Significantly 73% thought that the RICS should 
not introduce a mandatory business qualification, and half of those who were in favour 
of the postgraduate qualification were against a compulsory system.  
The overall conclusions from Group A may be summarised as: 
• 85% believed that business and management skills are important. 
• 64% believed graduates needed additional business and management skills. 
• 51% believed that these should be provided within undergraduate courses. 
• Only 12% over all supported a postgraduate qualification. 
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• 79% thought that employers should be responsible for funding any postgraduate 
qualification. 
Group B Summary 
Exactly 50% of staff responding were members of RICS with 62% of those being 
Fellows.  Nearly 95% of all respondents thought that business skills were important or 
very important, and 65% of all respondents thought that there was need for additional 
provision of business skills.  The response of the academics as to how this provision 
should be delivered resulted in 38% stating it should be as a separate postgraduate 
qualification.  About 65% were opposed to a mandatory qualification, and the 25% 
who supported the idea of a mandatory qualification thought it should be achieved 
within 5 years of chartered status.  Nearly twice as many academics favoured the 
employer to pay rather than the individual, but the largest group (30%) favoured a 
50/50 cost sharing choice. 
The over all conclusions from Group B may be summarised as: 
• Academics placed a higher value on the importance of business skills that the 
students, yet similar proportions found that additional business skills were needed 
by graduates. 
• 38% of academics favoured a postgraduate qualification whilst less that 20% 
thought it should be part of undergraduate courses. 
• 65% felt the qualification should not be mandatory, and of those supporting a 
mandatory qualification there was an equal split between having a time constraint 
and no time constraint. 
• The preferred option for funding the qualification was a split cost between 
graduate and employer. 
Group C Summary 
The employers group consisted mainly of sole practitioners, and they were drawn 
from across the disciplines including general practitioners, building surveyors and 
quantity surveyors.  The questionnaire to employers reproduced the skills outlined in 
the DEBS survey and asked for an employer rating of importance.  Employers rated 
communication most highly with marginal difference between the other scores for 
improving own learning and time management, numeracy, problem solving and 
management.  Management skills were clearly rated as least important, replicating the 
DEBS survey results and conflicting with the RICS view as to importance at this 
stage of a chartered surveying career.  The percentage of employers rating business 
skills as important or very important was 58%. 
There were only a small number of employers who fell within the category of 
employing recent graduates, but skill levels ratings generally were adequate and 
management skills limited.  About 65% acknowledged there was a need for additional 
training in key skills, and 35% (the largest group) stated it should be within existing 
undergraduate courses.  A considerable majority of 75% were opposed to a 
mandatory qualification.  The funding of such a qualification indicated that around 
27% of employers were willing to fund it, with a similar percentage stating it should 
be the individual surveyor.  The over riding view of Sheffield employers (82%) was 
that RICS had not consulted sufficiently. 
The overall conclusions from Group C can be summarised as: 
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• communication skills are a highly rated skill for surveying graduates. 
• employers placed less emphasis on business skills than students or academics in 
the research population. 
• there was no support for a mandatory business qualification among employers, 
but employers were not completely opposed to paying for such a qualification. 
• there is a clear view that employers have not been consulted sufficiently by the 
RICS.  
CONCLUSIONS AND DISCUSSION 
The results of the research did not enable the research question to be answered.  
Whilst there is support for skill development amongst the stakeholder groups, there 
were a range of differences in perspective that raised more questions than answers.  
The perception of business skills and their need for development highlighted some 
differences between the respondent groups.  While the students and the academics saw 
the need for skill development, the employers saw this area of development as less 
important than some other key skills.  The questions in the research related to new 
graduates, and thus to the skill development that was required at that stage in their 
career.  The RICS proposal was for a business qualification within five years of 
becoming chartered.  It could be suggested that this next stage of a chartered 
surveyor's career is the appropriate place for business skill development.  The research 
design did not clearly lay this staged development out.  It would have been useful to 
approach surveyors five years on from qualifying to assess their needs.  The majority 
of students and employers saw undergraduate education as the place for business skill 
development, whilst academics teaching on the undergraduate courses saw otherwise. 
The research was unable to find out what was behind these varying responses, but it is 
possible that the cost of additional education has some influence.  The academics have 
the best understanding of the curriculum pressures that already exist in undergraduate 
education, and would be aware of the difficulties in adding to the curriculum without 
affecting it in other ways. 
The understanding of the exact nature and content of business skills remains unclear. 
The employer respondents clearly believed that there was scope for further 
development of certain skills such as communication and learning to learn, but these 
are not directly identifiable as the business skills required by RICS.  The need to 
develop business skills came from the desire of RICS to raise the profile and status of 
surveying and to open access to the boardroom, and compete with other professions 
such as law.  The research highlighted at least one significant obstacle to this ambition 
- that of cost.  Whilst employers were not totally against payment for further skill 
development, the students were reluctant to consider further costs.  There remains a 
considerable gap between the cost of becoming a chartered surveyor and becoming a 
solicitor.  The positioning of the qualification at the stage of post qualification would 
have had a significant impact on the employers’ relationship with their employees.  
The large corporate firms and those firms that invest in training and further education 
for their employees would have been clearly separated from the large number of small 
practices that would have to invest significant investment into an employee.  
Clearly costs of qualification cannot be the only difference between the legal 
profession and the surveying professions.  The RICS have had to try and manage the 
different ends of surveying from the highly specialist technical expert and the 
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generalist business property professional.  The drive for the business qualification 
came from the property end of the profession.  The Practice Qualifications group of 
the RICS discussed the raising of status along with other aspects of qualification, and 
there was a clear steer from the institution towards a recognised business qualification 
even though that was not seen as appropriate for the technical expert.  This discussion 
occurred alongside complex discussions on how the technical experts could be 
acknowledged as the best alongside generalist business professionals.  The 
internationalisation of the RICS actually gave strength to those in the technological 
strands of surveying, since the term ‘technical expert’ was a recognised term of 
expertise and professionalism in itself outside UK. 
There was a variation in perceptions between the two student sub groupings of built 
environment and real estate that indicate some of the difficulties in generalising about 
the surveying profession.  Those in the technologically focused group (building and 
quantity surveying) could see a need for further business skill education provision 
(70%) whilst within the business focused group (real estate) there was less of a 
required need (55%) yet that need is still significant.  The curriculum content for these 
two programmes of surveying has been designed to meet the needs of employers, and 
whilst the management content of the curriculum has grown, there remains a 
significant technological focus within the building surveying course. 
The RICS proposal for a mandatory qualification and the steps taken to introduce the 
requirement had provoked significant concern amongst employers.  The issue of 
consultation was disputed.  The RICS felt they had consulted widely, yet the 
employers responding felt that it had not been adequate (80%).  The research 
population of employers in Sheffield consisted largely of sole practitioners, a hard 
group to reach for consultation since their focus is on their livelihoods.  However 
there was also criticism from within much larger surveying firms about consultation in 
the press coverage e.g. King Sturge and Healey and Baker (Property Week, 2003). 
The implementation of this mandatory qualification would have changed the face of 
surveying career development, but the profession was not ready to take that step.  The 
surveying profession is disparate and varied in its activities and its business 
organisation, and as such it was always going to be extraordinarily difficult to impose 
such a requirement without full consultation.  The RICS felt they had consulted, but 
clearly they had not consulted widely enough. Perhaps consultation was not the only 
requirement.  The understanding of why the qualification was needed, and what the 
required outcome would be had not been transmitted to all stakeholder groups. 
There are a number of surveying firms who would argue that they already encourage 
and develop business skills within their existing management training schemes, and 
the market ensures that these firms profit from their investment in their staff resource.  
The outcome for this wholesale profession step forward however, has been a 
voluntary scheme which is unlikely to deliver any of the vision outlined in Richard 
Lay's presidential address of 1998.  As the RICS recognise themselves, without a 
mandatory requirement, the majority of organisations will see no commercial gain and 
are unlikely to endorse such a scheme for employees (RICS, 2004).   
The RICS has become a global organisation, embracing surveying in all its different 
guises across the world, and this makes the generalised pronouncements on education 
qualifications more complicated.  The momentum within the RICS appears to have 
moved on from the mandatory business qualification in the UK.  The institution is still 
concerned with status, and other parts of the Agenda requirements such as higher 
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entry levels, post graduate qualifications leading to qualification and university 
partnerships alongside the rise of the public profile of RICS have helped to support the 
rise in status.  At the same time external factors such as student fees have encouraged 
students to consider higher education courses that lead to employability – leading to a 
rise in demand for surveying.  However the very breadth of the surveying profession 
still creates an underlying problem for the future that is still to be tackled.  On the one 
hand there is the professional organisation that wishes to be seen with “the mark of 
property professionalism worldwide” (Gilbertson, 2005).  This organisation 
historically has grown by including and merging with other professional and technical 
bodies with varying entry requirements and varying membership, and globally varying 
cultural aspects to business needs and requirements.  On the other hand the entry to 
this organisation is seen as a key control to raising status, and thus education and 
qualification standards and requirements will continue to be promoted as the main 
way of raising status for potential members of the future.  As Philip Tarris (2005) 
stated “the setting of educational standards should be a corporate responsibility, while 
the operational delivery of the APC (and its pricing) could be devolved to world 
regions.” 
The difficulties seen in the introduction of the mandatory business skills qualification 
are therefore symptomatic of the complexities of this diverse and large organisation, 
and while the debate has receded for the present, the subject of raising status will 
continue for the foreseeable future alongside the costs of education and training. 
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